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SOUTH HOLLAND DISTRICT COUNCIL

Report of: Development Manager

To: Planning Committee - 13 June 2018

(Author: Lucy Buttery -  Senior Planning Officer)

Purpose: To consider Planning Application H05-0773-17

Application Number: H05-0773-17 DDate Received: 15 August 2017

Application Type: FULL

Description: Erection of 24 (in total) log cabins for holiday/leisure use including 6 No. additional
log cabins; 6 No. cabins granted under planning permission reference H05-0699-16
and 12 No. cabins granted permission under H05-0114-15.

Location: Land at Lowgate Fleet Bank Fleet

Applicant: Larkfleet Homes AAgent: Larkfleet Homes

Ward: Fleet WWard Councillors: Cllr P E Coupland

1.0 REASON FOR COMMITTEE CONSIDERATION

1.1 Objections received and issues raised which merit Committee consideration.

2.0 PROPOSAL

2.1 This is a full planning application for the erection of 24 (in total) log cabins for holiday/leisure
use.

2.2 Permission was granted for 12 cabins on the site under H05-0114-15 and permission was been
granted for a further 6 cabins on the site under H05-0699-16. This application seeks an
additional 6 log cabins, thereby bringing the total number to 24. As well as seeking to obtain
permission for these extra 6 cabins, the purpose of this application is also to ensure that there
are the same conditions on all the cabins.

2.3 The additional 6 cabins would be sited along the western boundary of the site and will be
accessed via the proposed main access road off Lowgate.

3.0 SITE DESCRIPTION

3.1 The site is situated to the south-west of the junction between Lowgate and Roman Bank, to the
north of the A17 at Fleet Bank. It's southern boundary abuts existing frontage properties along
Lowgate. To the east and west there are arable fields. To the north is Roman Bank and beyond
Hovenden House which is a Victorian Built, Grade ll listed small country house now used as a
Leonard Cheshire Residential Care Home. It is set within mature park land and landscaped
gardens which are now used as a Golf Course (Hovenden Golf Club) with associated buildings
including a club house.



3.2 Historically, the site has been used for agriculture and was granted permission for two fishing
lakes prior to 2011 and a third in October 2011 under H05-0623-11, in accordance with Class
D2 (Assembly and Leisure) for solely recreational fishing. The land is no longer used for
agriculture and the fishing lakes, as well as new landscaping, are now in existence.

3.3 The eastern and northern boundaries are generally open but there are newly planted trees
scattered along these boundaries. The southern boundary is more heavily treed, particularly
where it adjoins the frontage properties on the west side of Lowgate.

44.0 RELEVANT PLANNING POLICIES

4.1 The Development Plan

South Holland District Local Plan, July 2006

The South Holland Local Plan 2006 was formally adopted on 18 July 2006. Following a
direction from the Government Office for the East Midlands under paragraph 1(3) of Schedule
18 to the Planning and Compulsory Purchase Act 2004, as of 18 July 2009 only certain Local
Plan policies have been extended and continue to form part of the development plan.  In the
context of those saved policies referred to below, it is considered that the Local Plan was
adopted in general accordance with the Planning and Compulsory Purchase Act 2004 (albeit
under the transitional arrangements).  Those policies referred to below are considered to accord
with the thrust of guidance set out in the National Planning Policy Framework, and in the
context of paragraph 215 of the NPPF should therefore continue to be given substantial weight
in the decision making process.

SG1 - General Sustainable Development
SG4 - Development in the Countryside
SG12 - Sewerage and Development
SG14 - Design and Layout of New Development
SG17 - Protection of Residential Amenity
LT7 - Caravan Sites

If regard is to be had to the development plan for the purpose of any determination to be made
under the Planning Acts, Section 38 (6) to the Town and Country Planning Act as amended by
the 2004 Act states that the determination must be made in accordance with the plan unless
material considerations indicate otherwise.

National Guidance

National Planning Policy Framework (NPPF), March 2012

Paragraph 14 - The presumption in favour of sustainable development
Paragraph 17 - Core planning principles
Section 3 - Supporting a prosperous rural economy
Section 7 - Requiring good design
Section 10 - Meeting the challenge of climate change, flooding and coastal change

Planning Practice Guidance (PPG), 2014

5.0 RELEVANT PLANNING HISTORY

5.1 H04-0114-15 Construction of 12 log cabins for holiday/leisure use. Approved 11 September
2015.

5.2 H05-0699-16 Construct 6 log cabins for holiday/leisure use. Approved 12 September 2016.

6.0 REPRESENTATIONS

6.1 SHDC Environmental Protection:

No comment.



6.2 Fleet Parish Council:

Number of units is way in excess of the capacity of the site. Also raise concerns about drainage
and no suggestion of any on-site management therefore leaving visitors to their own devices
with little or no protection for neighbours regarding noise, vehicle movement and use other than
that proposed.

6.3 Environment Agency:

Development should be carried out in accordance with the submitted FRA.

6.4 LCC Highways/SUDS:

Does not wish to restrict the grant of permission.

6.5 Public:

1 resident objection has been received from the occupier of the property immediately to the
south of the site (summarised) - concern over safety of lakes which are not fenced off; traffic on
Lowgate is very heavy and fast; there are no buses, shops or mains drainage; pavement in poor
state; do not want to be overlooked or have screaming kids; can already hear campsite down
the road clearly; will seek compensation for devaluation of property; and if children wander on to
Lowgate they will be killed.

7.0 MATERIAL CONSIDERATIONS

7.1 The principle of a holiday/leisure use on the site has already been established and so the key
issues for consideration regarding this application are:
- Whether the latest proposal would constitute overdevelopment of the site,
- Residential amenity,
- Occupancy conditions,
- Highway safety,
- Drainage,
- Other considerations.

7.2 Total number of units proposed:

This application seeks to gain planning permission for an additional 6 log cabins on the site,
thus taking the total number that would be sited to 24.

7.3 Taking into account the proposed layout, it is considered that the site is capable of
accommodating 24 cabins, whilst leaving an acceptable amount of amenity space within the site
and protecting the amenity of neighbouring properties (see below). The increase would not
have a material impact on the character and appearance of the area due to the proposed
location of the additional cabins within the site.

7.4 Residential amenity:

The six additional log cabins are proposed to be sited along the western edge of the site and
the southern most cabin would be approximately 100 metres from the closest property on
Lowgate. These cabins would come no nearer than those already approved and would utilise
the previously approved access. Furthermore, the proposed landscaping along the southern
boundary (40 no. native trees) should act as a buffer to any noise generated. Overall, it is
considered that amenity would not be unacceptably affected.

7.5 Occupancy conditions:

When the first application for 12 log cabins was being determined, comments were submitted
by Fleet Parish Council regarding the need to ensure that the holiday use of the cabins would
be appropriately conditioned. To address the issue, conditions restricting the use of the site to
'holiday purposes', and limiting the number of months stay per calendar year by an individual,
group or family, were imposed. The same two conditions were also imposed on the most



recently approved application (H05-0699-16).

7.6 However, subsequent to that approval being issued, the agent has suggested that an
alternative occupancy condition be imposed which reflects that within the DCLG Good Practice
Guide on Planning for Tourism (July 2006). As the issue of occupancy conditions was of
concern to the Parish Council at the outset, attempts were made to arrange a meeting with
them to discuss the issue, however they declined to attend any such meeting.

7.7 The alternative condition would be worded as follows:
"i) The log cabins shall be occupied for holiday purposes only;
ii) The log cabins shall not be occupied as a person's sole, or main place of residence; and
iii) The site owners/operators shall maintain an up-to-date register of the names of all
owners/occupiers of individual log cabins on the site, and of their main home addresses, and
shall make this information available at all reasonable times to the local planning authority.
Reason: To ensure that the approved holiday accommodation is not used for unauthorised
permanent residential occupation. The register required by (iii) above shall normally be
collected by the site licence holder or his/her nominated person."

7.8 It is considered that the alternative condition proposed would be reasonable, readily
enforceable and will ultimately ensure that the accommodation is not used for unauthorised
permanent residential occupation.

7.9 Highway safety:

LCC Highways have not objected to the proposal and so it would not be reasonable to refuse
the application on highways grounds.

7.10 Drainage:

Technical issues such as foul and surface water disposal can be dealt with by condition.

7.11 Other issues:

Impact upon house prices is not a material planning consideration.

8.0 RECOMMENDATIONS

8.1 Grant Permission subject to those Conditions listed at Section 9.0 of this report.

9.0 CONDITIONS

1. The development must be begun not later than the expiration of three years beginning with the
date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 as amended by
the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following
approved plans:
Location Plan 1:2500; and
Flood Risk Assessment (prepared by Millward, dated April 2018); and
Dwg. No's:
Site-01;
PL-01 Rev A;
LOG/L00/DS/01 Rev C; and
Landscaping Plan.

Reason: For the avoidance of doubt and in the interests of proper planning.



3. i) The log cabins shall be occupied for holiday purposes only;
ii) The log cabins shall not be occupied as a person's sole, or main place of residence; and
iii) The site owners/operators shall maintain an up-to-date register of the names of all
owners/occupiers of individual log cabins on the site, and of their main home addresses, and
shall make this information available at all reasonable times to the local planning authority.

Reason: To ensure that the approved holiday accommodation is not used for unauthorised
permanent residential occupation. The register required by (iii) above shall normally be
collected by the site licence holder or his/her nominated person.

4. Before the commencement of the development hereby granted beyond oversite, full details of
the proposed means of foul and surface water disposal to separate systems shall be submitted
to and approved in writing by the Local Planning Authority and the details so approved shall be
implemented in full before there are any flows into the receiving systems.

Reason: Insufficient information has been submitted to address this issue and to ensure that the
site is adequately drained, to avoid pollution, and to prevent increased risk of flooding.
This Condition is imposed in accordance with Policies SG11, SG12 and SG13 of the South
Holland Local Plan, 2006 and national guidance contained in Section 10 of the National
Planning Policy Framework, 2012.

5. The development hereby permitted shall be carried out in accordance with the measures set out
in the Flood Risk Assessment (prepared by Millward, dated April 2018) forming part of this
planning application, unless otherwise agreed in writing by the Local Planning Authority, in
particular the following measures:
- Finished floor levels of the log cabins shall be set no lower than 800mm above existing ground
levels;
- Flood resilient and resistant construction techniques shall be incorporated throughout the
development as stated.

The mitigation measures shall be fully implemented prior to occupation and subsequently in
accordance with the timing/phasing arrangements embodied within the scheme, or within any
other period as may subsequently be agreed, in writing, by the local planning authority.

Reason: To ensure that the development does not increase the risk of flooding or be at risk of
flooding.
This Condition is imposed in accordance with national guidance contained in Section 10 of the
National Planning Policy Framework, 2012.

6. Before the commencement of the development hereby permitted, full details of the existing and
proposed site levels and proposed floor levels of the buildings and hard surfaced areas shall be
submitted to and approved in writing by the Local Planning Authority.  The development shall be
constructed in accordance with the details so approved.

Reason: To ensure that the Local Planning Authority retains control over the finished site and
floor levels of the development, in the interests of the amenity of adjacent residents and its
visual and architectural relationship with adjacent development.  This issue is integral to the
development and therefore full details need to be finalised prior to the commencement of works.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006.

7. Details of the external illumination of all buildings and areas of the site including details of
luminance and fields of illumination shall be submitted to and approved in writing by the Local
Planning Authority prior to the first use of those buildings and areas and there shall be no
external illumination other than that so approved.

Reason: As insufficient information has been submitted and to ensure that the Local Planning
Authority retains control over these matters, in the interests of the visual amenity of the overall
development, to prevent light pollution and to ensure that the development is adequately lit.
This Condition is imposed in accordance with Policies SG14 and SG17 of the South Holland
Local Plan, 2006.



8. The scheme of landscaping and tree planting shown on dwg. no. PL-01 Rev A, 'Landscaping
Plan', shall be carried out in its entirety within a period of twelve months beginning with the date
on which development is commenced.  All trees, shrubs and bushes shall be maintained by the
owner or owners of the land on which they are situated for the period of five years beginning
with the date of completion of the scheme and during that period all losses shall be made good
as and when necessary.

Reason: To ensure that the development is adequately landscaped, in the interests of its visual
amenity and that of the area in which it is set.
This Condition is imposed in accordance with Policy SG18 of the South Holland Local Plan,
2006.

9. Before the commencement of the development hereby permitted a schedule of external
materials of construction of buildings and hard surfaced areas shall be submitted to and
approved in writing by the Local Planning Authority. Samples shall be provided as may be
required by the Local Planning Authority of the materials in the schedule and the use of such
samples shall be approved in writing by the Local Planning Authority. The development shall be
constructed in accordance with the schedule and samples so approved.

Reason: To ensure that the Local Planning Authority retains control over the external materials
of construction of the development in the interests of the character and appearance of the
development and the visual amenity of the area in which it is set.
This Condition is imposed in accordance with Policy SG14 of the South Holland Local Plan,
2006.

10. The Local Planning Authority has acted positively and proactively in determining this application
by assessing it against all material considerations, including national guidance, planning
policies and representations that have been received during the public consultation exercise,
and subsequently determining to grant planning permission.

This decision notice, the relevant accompanying report and the determined plans can be viewed
online at http://planning.sholland.gov.uk/OcellaWeb/planningSearch

11. It is strongly recommended that the site owners register with the Environment Agency's free
Floodline Warnings Direct Service. It is also recommended that a flood warning and evacuation
plan is prepared for the development.

12. The development hereby permitted will require the provision of a new vehicular access
crossing. Applicants are requested to contact the Local Highway Authority's Divisional Office at
Pode Hole - (via call centre Tel: 01522 782070) prior to the commencement of any works within
the public highway.

Background papers:- Planning Application Working File

Lead Contact Officer
Name and Post: Richard Fidler ,  Development Manager
Telephone Number: 01775 764428
Email rfidler@sholland.gov.uk

Appendices attached to this report:
Appendix A Plan A




